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fl City of Maple Grove l Assessing Department 
2022 Local Board of Appeal and Equalization 

Staff Report 

Petitioner # 25 
Property Owner(s): Andrew Olson 

Jessica Olson 

Property Address: 6504 Juneau La N 

PID#: 33-119-22-13-0075 

Market Value 

Assessment Year 2022 $708,100 
Assessment Year 2021 $582,000 
Assessment Year 2020 $558,700 

Sale: I August 26, 2016 $540,000 

Assessor Recommendation: 

Reduction to $707,200 

Appraiser: Last Inspection Date: 

Julie Gustafson July 19, 2021 

Comments: 

PETITIONER'S CONCERN(S) 

Estimated market value increased more than the average increase on Edward Lake. For the 2022 
assessment, the subject property's estimated market value increased by 21. 7% and the average 
increase on Edward Lake was 20.8%. Petitioner also wants an explanation for why his estimated 
market value is increasing at a faster rate than his next door neighbor's property at 6508 Juneau La 
N who has a very similar home and site. 

Debris in backyard soil affects their use of the site, and will impact future sale price of home. 

Petitioner would like his value reduced to reflect the average increase on Edward Lake the past 
two years using the 2020 estimated market value as a baseline. Petitioner requests that his 2022 
estimated market value be set at $687,200. 

DESCRIPTION OF SUBJECT 

The subject property is a 1995 single family home located on Edward Lake. The site has 87 front 
ft. of lakeshore with 26' of elevation and a fairly steep bank with steps to the lake. It is 1.35 acres 
in size, but only 35% of it is dry. The structure is a good quality two story walkout with 2,899 sq. 
ft. above grade with basement finish, and has not been updated. 
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COMP ARABLE SALES INFORMATION 

Comparable sales include: 

( 1) a 1988 two story located on the south end of Edward Lake. The structure is 211 square feet 
smaller than the subject above grade and is of good construction quality. It has had some updating 
to the kitchen and baths, and painting of the trim and doors. Good quality basement finish was 
added in 2018, and includes a wet bar with seating and a wine and exercise room. It sold for 
$728,374 on 8/27/21. 

(2) a 1987 two story located on the Elm Creek basin with access to Rice Lake. The structure is 534 
square feet smaller than the subject above grade and is of average construction quality. The 
kitchen and master bath have been remodeled, and it has basement finish. It sold for $565,000 on 
2/19/21. 

(3) a 1975 split entry located in the middle of Eagle Lake's southern channel. The structure is 808 
square feet smaller than the subject above grade, and is of average construction quality. A 1997 
addition added an entry and hearth room, and expanded the kitchen and garage. In 1999 another 
addition expanded the basement area, and included a deck above the basement expansion. It sold 
for $862,000 on 8/2/21. 

CONCLUSION 

When adjusted for differences between the subject and comparable sales, the market indicated 
value of the subject property is $758,700. During my review I identified a slight error in the 2nd 
floor sq. ft. of the subject property resulting in a $900 value change. Consequently, although the 
sales support the 2022 estimated market value, we recommend a reduction to $707,200. 

We are recognizing debris in the subject property's soil along with other properties located on the 
west side of Edward Lake by reducing their land value 6.5% or approximately $20,500. 

For the 2022 assessment the subject property estimated market value increased by 21. 7% and the 
next door neighbor's value increased by 20.3%. The difference between the subject property and 
next door neighbor's estimated market value increase is due to differences in the structure's 
building characteristics. Both homes were built by the same contractor and are the same model. 
However, there are differences between the two structures in the size of the garage, deck, and 
second floor. The neighbor's property also has an extra fireplace, inground pool, and a higher 
level of finish in some areas. 

Structure building rates in our mass appraisal system vary by style, quality, and size. Amenities 
such as decks, porches, fireplaces, etc. have separate building rates from the main structure. As a 
result, there can be differences in percentage change in value from one property to the next unless 
they are identical. We do not establish a percentage value increase that gets applied to all of our 
properties. 

Accounting for the differences between the subject property and the neighboring property within 
the 2022 assessment our recommended valued for the subject property is $707,200 and the 
neighbor's property is assessed at $745,600. 
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X& 3± & 77. », 
Previous Value Adjustments/Board Appearance: 

2018 Local Board no change 
2018 $61,700 County Board reduction 
2019 Local Board no change 
2019 $33,000 County Board reduction 
2020 Local Board $9,400 reduction 
2020 County Board no change 

Subject Data Summary 

PID #: 
Property Address: 

Multiple Address: 
Lot/Block: 
Addition: 
Legal(l20): 
Owner(s): 

33-1 19-22-13-0075 
6504 Juneau La N 
Maple Grove, MN 55311 
No 
002/001 
Kathy Schaefer Addition 

Property Classification: 
2022 EMV: 
2021 EMV: 
2020 EMV: 
Last Sale: 
Lot Size: 
Zoning: 
Dwelling Type: 
Style: 
Bedrooms: 
Baths: 
Actual Year Built: 
Gross Building Area: 
Basement Area: 
Bsmt Finished %: 
Total Finished Sq Ft: 
Garage #l: 
Garage #2: 

Andrew Olson 
Jessica Olson 
Residential Lakeshore - Homestead 
708,100 
582,000 
558,700 
8/26/2016 - 540,000- Warranty Deed - 01 
59,017 Sq.Ft. I Acres 
R2B 
Single Family 
Two Story 
5 
4 
1995 
2,899 
1,652 
80 
4,221 
3 Car Attached 
None 
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Additional Subject Photos 

Front 

Rear 
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Additional Subject Photos 

Lake View 

Bank View 

2022 Board of Appeal and Equalization 6 Petitioner # 25 



Sales Comparables 

Comparable 1 

Comparable 2 

Comparable 3 
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Subject 
Sales Comparables 

Comparable 2 

PIO 3311922130075 3311922410016 1011922330015 3511922410036 
Address 6504 Juneau La N 14462 64th Ave N 940 I Dallas La N 6510 Balsam La N 
Neighborhood 4603 4603 4608 4602 
Sale Price $540,000 $730,000 $565,000 $862,000 
Sale Date 08/26/2016 08/27/2021 02/19/2021 08/02/2021 
Cash Equivalent $728,374 
Price Per Sq. Ft. $186.27 $270.97 $238.90 $412.24 
Dwelling Type Single Family Single Family Single Family Single Family 
Style Two Story Two Story Two Story Split Entry/Foyer 
Property Area 59,017 22,276 19,278 21,294 
Actual Age 1995 1988 1987 1975 
Effective Age 1995 2003 1995 1987 
1st Floor Area 1,661 1,420 1,201 2,091 
Total GBA 2,899 2,688 2,365 2,091 
Finished Area 4,221 3,918 3,386 3,756 
Basement Area 1,652 1,382 1,201 1,716 
Basement Finished (%) 80% 89% 85% 97% 
Total Bedrooms 5 5 4 5 
Total Bathrooms 4 4 4 3 
Garage I Floor Area 840 836 616 928 
Garage I # of Cars 3 3 2 3 
Garage l Placement Attached Attached Attached Attached 
Total# of Cars 3 3 2 3 
Walkout Type Standard Walkout Standard Walkout Standard Walkout Standard Walkout 
Air Conditioning Central Central Central Central 
Pool Area-Total 
Fireplaces l 2 I 2 
Deck Area-Total 172 340 209 948 
Porches 360 
Lake Edward 27012100 Edward 27012100 Rice 27011600 Eagle 27011101 
Subject Value $758,700 40.0% 30.0% 30.0% 
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Information Provided by the Petitioner 





Andrew & Jessica Olson 

Property ID: 33-119-22-13-0075 

April 4, 2022 

Board of Appeal and Equalization 
Maple Grove City Council 
12800 Arbor Lanes Parkway 
Maple Grove, MN 55369-7064 

Dear Council Members, 

We are writing to appeal of the valuation of our property at 6504 Juneau Lane North. Since we 
moved to Maple Grove in 2016, this is our fourth appeal before you regarding our property 
valuations. We first appeared before you in 2018. We have argued over the years that the 
Assessor's valuation of our property is aggressive because it fails to properly account for a 
defect in our property that would require a large sum to cure. Our property on the west side of 
Edward Lake sits atop a sizable waste dump left behind by the farm property that was once 
located on the lake. When the appeal to your board was denied in 2018, the Hennepin County 
Assessor found that the cost-to-cure, in 2018 dollars, was estimated to be in excess of$50,000. 

Hennepin County granted us our appeal in 2018, and reduced our assessed value accordingly. 
Ever since that successful appeal at the county level, the City of Maple Grove's Assessor's office 
has aggressively pushed back, and sought to eliminate our reduction. They tried to wipe it out 
entirely in 2019. We successfully appealed to Hennepin County again. In 2020, our appeal 
resulted in a compromise number to which the City Assessor's office agreed. 

Last year, we began to see the latest tactic the Assessor's office has employed in an attempt to 
claw back the reduction in our property's valuation. They increased the valuation of our 
property by a full percentage point above the average for homes on Edward Lake. Our 
valuation increased by 4.2%, versus an average on Edward Lake of 3.2% 

In an attempt to put this issue behind us, we did not appeal, although we did not agree with the 
valuation. Our hope was that by not appealing, the Assessor's office would find reason to be fair 
with us going forward. 

Now we're in our fifth year of the current valuation disagreement, and the Assessor's office 
once again raised our valuation nearly a full percentage point more than the average for 
Edward Lake. Our valuation increased by 21.7%, versus an average on Edward Lake of20.8% 

6504 JUNEAU LN N MAPLE GROVE, MN 55311-4142 ANDY@AOLSON.NET 



The most fair way to calculate our valuation is simply to roll back to the most recent valuation 
both we and the Assessor agreed to, which was $558,700 in 2020, and increase from there by 
comparing our property to another property they offered as a comparable during our first 
appeal in 2018. While we argued that the house right next door to us was not a fair- or legal­ 
comp when it was given to us in our 2018 appeal packet, let's go back to the Assessor's own 
2018 arguments to come to a fair valuation. We disagreed with it being a comp for several 
reasons. 

1. It was a private-party sale, making it ILLEGAL at the time to use as a comparable. The 
house was sold to the owners' child. Comps must, by law, be private-party, open­ 
market sales. 

2. The sale of that property included full furnishings, not just the home/property itself. 

3. That property has a pool, ours does not. 

4. That property has had significant updates on the top two levels, whereas our house, 
which is two years older, has all original finishes. In 2018, the Assessor denied the 
updates, which only demonstrates that no updates were on-file on the other property. 

Note that in regard to number 4, now that it's inconvenient to the Assessor to recognize the 
house next-door as comparable, they now acknowledge this point, and have reversed their 
position on whether the two properties are comparable at all. The only thing that has changed 
since 2018 is that this property is no longer useful to their arguments. 

Whereas we disagreed with the legitimacy of using the house next-door as a comp in 2018, the 
Assessor's office proceeded with it anyway. We understood that there are substantial 
similarities that made it very tempting for the Assessor to use it as a comp, such as a similar age 
(that house is two years newer) and near identical square-footage, as the two homes have an 
identical (though mirrored) floor plan on the main and upper levels, and though the basements 
were finished differently, they have the same total footprint. That property also has the same 
defect that led to our first appeal - the garbage buried under the yard. In fact, the 2017 (pre­ 
sale) owners told us they pulled half of a car out of the ground when installing their pool. 

So if the Assessor's office believed that the similarities were so substantial in 2018 that it should 
be used as a comparable despite the major issues listed above (issue one being legally 
disqualifying,) we wonder: why is our property increasing in value faster than the house next 
door? 

Let's take a look at the proposed valuations since the Assessor's office pushed the property 
next-door as a "comp" in 2018. In 2019, the Assessor proposed an increase to our property's 
value of 12.5%, while the "comp" next-door had a REDUCTION in value of 0.6%, for a difference 



of13.1%. We appealed again, and received a favorable outcome with Hennepin County, whereby 
our final increase was 6%. (Still much more than the "comp" property.) 

The following year, 2020, the Assessor proposed an increase in our valuation of 7.2%, whereas 
they increased the "comp" next-door by only 0.8%. During our appeal that year, the City 
Assessor agreed to revise our valuation downward, and we settled on an increase of 5.4%. The 
Hennepin County Assessor concurred with the final number. (Again, still much more of an 
increase than the "comp" property next-door.) 

In 2021, the City Assessor raised our valuation by 4.2%, whereas the "comp" next-door only 
increased by 2.2%. This was the year we begrudgingly decided not to appeal, hoping the 
Assessor would stop playing games with us. 

This year, the Assessor is proposing an increase in valuation on our property of 21.7%, but is 
increasing the "comp" next-door by 20.3% 

We are concerned that "cornparables" are merely convenient tools that can only be used to 
justify the Assessor's arguments after a valuation has been reached. Once the numbers move in 
the property owner's favor, it is no longer a "comparable." In 2018, the house next-door was 
such a near-perfect example of a "comparable," that it was used despite violating the statutory 
requirement of being an open-market sale, and that the sale occurred three months after the 
deadline to be used in consideration of Assessment valuations (Horne sales, we were told at the 
time by the Assessor, need to take place prior to September. This sale took place in early 
January of the following year.) That "near-perfect" comparable in 2018, the Assessor now 
argues, has too many differences to be used to compare subsequent valuations. It's a wonder 
how that works! If the properties were truly so comparable in 2018, they mysteriously became 
too dissimilar just a year later to be considered against each other. 

2018: So similar, the timing of the sale & private-sale nature must be set aside because 
it's otherwise too perfect to pass up. 

2019-2022: Despite the glaring similarities between the two properties, we cannot 
compare them to each other to ask why the proposed changes in valuations are so 
radically different. 

Had our two properties increased at the same rate every year since 2018, the valuation the 
Assessor would have proposed on our property this year would have been $616,500. That's not 
their proposal, however, they are proposing that our property be valued $91,600 higher, at 
$708,100. 

We feel we would be fully justified in asking for a valuation of $616,500 according to the 
Assessor's own past argumentation and documentation. However, for the purposes of this 
appeal, we are only asking to return back to 2020, to the compromise met between us and the 



Assessor, and validated by Hennepin County, and to increase from there by the same rates that 
our neighbors have increased. 

Our 2020 valuation, which was arrived at by Ms. Gustafson of the Assessor's office after we filed 
our appeal that year, was $558,700. In 2021, the Assessor's office increased the value of our 
home by 4.2%, while the "comparable" next-door increased by 2.2%. This year, the Assessor's 
office has proposed an increase of the value of our home of21.7%, while the "comparable" 
next-door increased by 20.3%. We would like to use the 2020 valuation as the baseline, and 
increase the value of our home by the same percentage as the "comparable" next-door. That 
would give us a proper 2021 valuation of $571,100, and a 2022 valuation of $687,200. 

We request a final valuation for our home be set at $687,200. 

Furthermore, we would like an explanation from the Assessor as to why our home value is 
increasing in value at a much faster rate than the home next-door, which they stated in a 
previous appeal was a comparable home? If they're truly comparable, wouldn't the year-over­ 
year increases in valuation be comparable as well? There have been no substantial changes to 
either home since that property was used as a "comparable" in our first appeal. Every time we 
call the office to express our disagreement over their valuation, and begin the appeals process, 
they assure us that their methodology is fair and impartial, but the consistent disparity in 
valuations compared to our neighbors, particularly a home they cited as comparable, with the 
same overall floor plan, demonstrates that their process is not fair or impartial, but rather seeks 
to erase the loses they've incurred in previous appeals, even when a compromise is reached in 
an intermediate valuation. 

Sincerely, 

Andrew & Jessica Olson 

Note: the attached photos demonstrate the nature of the defect of our property. They are not 
directly relevant to our current appeal, but rather offered as a reminder of the nature of the 
defect, and to illustrate that it is not a minor issue worthy only of a brief valuation reprieve. 


